
G O V E R N M E N T  OF THE D I S T R I C T  OF COLUMBIA 
BOARD O F  Z O N I N G  A D J U S T M E N T  

Application No. 14284, of Linsdorff Associates Limited 
Partnership, pursuant to Paragraph 207.11 of the Zoning 
Regulations I for a variance from the height ~equirements 
(Sub-section 5201.1) for the renovation of an existing seven 
story building and an eighth floor addition in a G-3-C 
District at premises 1313 and 1317 Connecticut Avenue, N . W , ,  
(Square 137, Lots 44 and 4 5 ) .  

HEARING DATE: May 8, 1985 
DECISION DATE: June 5, 1985 

FINDINGS OF FACT: 

1. The subject site is located in the C--3-C District 
at the northwest corner of the intersection of Connecticut 
Avenue# 18th and N Streets, N.W. I and is within the Dupont 
Circle Historic District. The site is improved with a seven 
story office building, 1313 Connecticut Avenue, and a three 
story commercial building, 1 3 1 7  Connecticut Avenue. 

2. The seven story building was built in 1917, and is 
of the ecletic design. The three story townhouse was built 
in 1923. It will be connected with the larger building as a 
part of the renovation of both buildings to form a single 
structure. That portion of the renovation which is under 
consideration by the Board in this application is limited to 
the existing seven story building, The existing building is 
of an unusual triangular configuration, commonly referred to 
as a ''flat iron" building. 

3. The applicant intends to construct a partial eighth 
floor addition on top of the existing seven story building. 
The parapet of the existing building is at a height of 
eighty-four feet. The roof of the seventh floor is at a 
height of eighty-two feet. The eighth floor addition will 
be set back a distance of between seven and forty feet from 
the existing property line. 

4. A height of ninety feet is permitted in the (3-3-C 
District, with an additional height of 18.5 feet for a roof 
structure, for an overall permitted height of 108.5 feet. 
Because of the floor-to-floor heights in the existing 
sixty-five year old building, the roof of the proposed 
eighth floor addition will be 3.5 feet over the permitted 
height of the building, and the parapet will be four feet 
over the ninety foot height. T'he roof structure, which is 
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permitted to a height of 18.5 feet, will be 12.5 feet in 
height. The building and roof structure together will be 
106.5 feet in height, which is lower than the maximum 
overall permitted height of buildings and roof structures in 
the C-3-C District. A variance of four feet in the height 
requirements is requested in the subject application. 

5. The proposal has received conceptual design approval 
from the Historic Preservation Review Board, pending approval 
by this Board. The building has been certified by the 
Mid-Atlantic Regional Office of the National Park Service as 
contributing to the character of the Dupont Circle Historic 
District, and therefore is eligible for a twenty-five 
percent tax credit for a certified rehabilitation. Applica- 
tion has been made for approval of the rehabilitation 
proposal, and is currently under review by the State 
Historic Preservation Office. 

6. The existing old building on the site is located in 
the Dupont Circle Historic District, and has been found to 
contribute to the character of the historic district. As 
such, any exterior alteration of the building is subject to 
review and approval by the Historic Preservation Review 
Board. The subject structure was originally built to a 
height of seven stories and eighty-four feet at the parapet 
and predated the current Zoning Regulations. The building 
fronts on Connecticut Avenue, which is 130 feet in width. 

7. The existing floor-to-floor heights in the building 
are unusually large for a building of this type, The 
floor-to-floor height at the ground level is over 15.5 feet, 
with an eleven foot height on floors two through six, and a 
twelve foot height on floor seven. The building is of a 
steel frame construction, with a terra cotta jack arch slab. 
A s  a result, the floors are twelve inches thick, whereas a 
typical poured concrete slab in a modern building is eight 
inches thick. This unusual construction technique, before 
the advent of the current Zoning Regulations, also 
contributes to the excessive floor-to-floor heights. 

8. The strict application of the Zoning Regulations 
would require the property owner to substantially or totally 
demolish the existing building, in order to rebuild the 
structure with the necessary f loor-to-f loor height to 
accommodate an eight story building on the site. The 
existing ground level has a floor-tc-floor height of almost 
sixteen feet, whereas 12.5 feet is the standard height. To 
accomplish this realignment of the floor-to-floor height 
would require a substantial demolition of portions of the 
interior of the structure, and realignment of the window 
openings on the exterior of the building to accommodate the 
lower floor levels. Such massive interior and exterior 
renovation work would be prohibitively expensive, It would 
also severely compromise the historic integrity of the 
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s t r u c t u r e ,  because  o f  t h e  mass ive  e x t e n t  o f  n e c e s s a r y  
d e m o l i t i o n  work t o  t h e  band of l i m e s t o n e  a t  t h e  s e v e n t h  
f l o o r  l e v e l  t o  a d j u s t  t h e  window open ings .  The o n l y  o t h e r  
o p t i o n  would b e  t o  t o t a l l y  demol i sh  t h e  s t r u c t u r e ,  and t o  
r e b u i l d  an  e i g h t  s t o r y  b u i l d i n g  on t h e  s i t e .  These o p t i o n s  
are  n o t  l i k e l y  t o  b e  approved ,  because  t h e  p r o p e r t y  i s  
l o c a t e d  i n  t h e  Dupont C i rc l e  H i s t o r i c  D i s t r i c t ,  and h a s  been 
found t o  c o n t r i b u t e  t o  t h e  c h a r a c t e r  o f  t h e  h i s t o r i c  d i s t r i c t .  

9 .  Because o f  t h e  s teel  frame and t e r r a  c o t t a  s l a b  
c o n s t r u c t i o n  of t h e  b u i l d i n g ,  t h e  new e i g h t h  f l o o r  canno t  be  
c o n s t r u c t e d  u s i n g  a heavy c o n c r e t e  f l a t  s l a b  o f  e i g h t  i n c h e s  
f o r  t h e  roo f  o f  t h e  t o p  s t o r y .  R a t h e r ,  a l i g h t e r  s t e e l  
frame must  b e  used .  T h i s  r e q u i r e s  a d e p t h  of t h e  t o p  l a y e r  
of  two f e e t  f o r  t h e  s teel  beams, as opposed t o  a d e p t h  of  
e i g h t  i n c h e s  f o r  t h e  c o n c r e t e  s l a b .  T h i s  a d d i t i o n a l  d e p t h  
adds  t o  t h e  n e c e s s i t y  of v a r i a n c e  r e l i e f .  

1 0 .  The a p p l i c a n t  i s  u n a b l e  t o  c o n s t r u c t  an  e i g h t h  
f l o o r  on t h e  e x i s t i n g  b u i l d i n g  w i t h i n  t h e  l i m i t s  o f  t h e  
Zoning R e g u l a t i o n s .  The t o p  f l o o r  o f  t h e  b u i l d i n g  i s  
proposed  f o r  a f l o o r - t o - f l o o r  h e i g h t  o f  11 .5  f e e t ,  2 . 5  f e e t  
of which w i l l  b e  devoted t o  s t r u c t u r e  and mechan ica l  systems. 
The c o n s t r u c t i o n  of t h e  a d d i t i o n  w i t h i n  t h e  l i m i t s  of t h e  
R e g u l a t i o n s  would r e s u l t  i n  a maximum f i n i s h e d  c e i l i n g  
h e i g h t  o f  o n l y  s i x  f e e t  on t h e  t o p  s t o r y ,  which i s  below t h e  
minimum c e i l i n g  h e i g h t  r e q u i r e m e n t  f o r  h a b i t a b l e  space  i n  
t h e  D.C. B u i l d i n g  Code. 

11. The proposed  e i g h t h  f l o o r  a d d i t i o n  h a s  been  d e s i g n e d  
t o  complement t h e  a r c h i t e c t u r e  o f  t h e  e x i s t i n g  bu i ld ing - ,  as 
w e l l  a s  t o  c a p t u r e  t h e  s p i r i t  o f  t h e  a d j a c e n t  h i s t o r i c  
d i s t r i c t .  The e i g h t h  f l o o r  a d d i t i o n  and t h e  pen thouse  
t o g e t h e r  w i l l  r e s u l t  i n  a b u i l d i n g  t h a t  i s  lower  t h a n  a n  
o v e r a l l  m a t t e r - o f - r i g h t  e i g h t  s t o r y  b u i l d i n g  on t h e  s i te .  
T h i s  is because  t h e  pen thouse  h a s  been d e s i g n e d  t o  b e  o n l y  
1 2 . 5  f e e t  i n  h e i g h t ,  as opposed t o  1 8 . 5  f e e t  as  p e r m i t t e d  
under  t h e  Zoning R e g u l a t i o n s .  

1 2 .  The new e i g h t h  f l o o r  a d d i t i o n  i s  d e s i g n e d  t o  s t e p  
back a d i s t a n c e  of between seven and f o r t y  f e e t  from t h e  
e x i s t i n g  p r o p e r t y  l i n e  a t  t h e  s e v e n t h  floor roo f  l e v e l ,  and 
w i l l  be  less prominent  t h a n  would a n  a d d i t i o n  t h a t  w a s  b u i l t  
t o  t h e  b u i l d i n g  l i n e .  The s i g h t  l i n e  s t u d y  i n c l u d e d  i n  t h e  
p l a n s  f o r  t h e  p r o j e c t  d e m o n s t r a t e s  t h a t  t h e  p lacement  of t h e  
e i g h t h  f l o o r  i n  t h i s  manner w i l l  r e s u l t  i n  minimal impac t s  
t o  t h e  su r round ing  s t reets  and s u r r o u n d i n g  p r o p e r t i e s .  

13 ,  The a r e a  a round t h e  s u b j e c t  s i t e  i n c l u d e s  many 
b u i l d i n g s  which are t a l l e r  t h a n  t h e  proposed  s t r u c t u r e .  
D i r e c t l y  a c r o s s  C o n n e c t i c u t  Avenue from t h e  s u b j e c t  s i t e  are  
t h e  Dupont C i r c l e  B u i l d i n g ,  which i s  b u i l t  t o  a h e i g h t  of 
1 3 0  f e e t ,  and t h e  M a c h i n i s t s '  P U D  b u i l d i n g ,  a t  a h e i g h t  of 
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118 f e e t  a l o n g  C o n n e c t i c u t  Avenue. To t h e  w e s t ,  a c r o s s  1 9 t h  
S t ree t ,  i s  1333 N e w  Hampshire Avenue, which i s  a l s o  b u i l t  t o  
a h e i g h t  of 1 3 0  f e e t ,  To t h e  s o u t h  are S t .  Mathew's Church, 
which i s  o v e r  1 0 0  f ee t  i n  h e i g h t ,  and 1 2 0 1  C o n n e c t i c u t  
Avenue (Longfei iow B u i l d i n g )  I over n i n e t y  f e e t  i n  h e i g h t .  
The s u b j e c t  s i t e  i s  su r rounded  by b u i l d i n g s  of n i n e t y  f e e t  
i n  h e i g h t ,  w i t h  r o o f  s t r u c t u r e s  of 1 8 . 5  f e e t  i n  h e i g h t ,  
i n c l u d i n g  1 2 2 5  C o n n e c t i c u t  Avenue, 1250 C o n n e c t i c u t  Avenue, 
t h e  N a t i o n a l  A s s o c i a t i o n  of B r o a d c a s t e r s  b u i l d i n g  a t  t h e  
n o r t h e a s t  c o r n e r  of 1 8 t h  and N S t r e e t s ,  1752-56  N S t r e e t ,  
1 8 0 0  Massachuse t t s  Avenue, and t h e  t e n  s t o r y  Pa l l ad ium 
apa r tmen t  and o f f i c e  b u i l d i n g  a t  1 3 2 5  1 8 t h  S t r e e t .  

1 4 .  A r e p r e s e n t a t i v e  from Advisory  Neighborhood C o m m i s -  
s i o n  2E r e a d  t h e  ANC r e p o r t  i n t o  t h e  r e c o r d .  N o  w r i t t e n  
r e p o r t  was t i m e l y  f i l e d  by t h e  ANC. The ANC r e p r e s e n t a t i v e  
t e s t i f i e d  t h a t :  

A .  

B. 

C.  

D. 

15 

A g r a n t  o f  v a r i a n c e  r e l i e f  i n  t h i s  case would b e  a 
p r e c e d e n t  f o r  o t h e r  p r o p e r t y  owners i n  t h e  same 
b l o c k  t o  s e e k  a s i m i l a r  h e i g h t  i n c r e a s e ;  

The p r e s e n t  h e i g h t  of b u i l d i n g s  i n  t h e  1 3 0 0  b l o c k  
of  C o n n e c t i c u t  Avenue s h o u l d  be m a i n t a i n e d ;  

The a p p l i c a n t  d i d  n o t  demons t r a t e  a h a r d s h i p ,  and 

There i s  no i n d o o r  p a r k i n g  p r o v i d e d  i n  c o n j u n c t i o n  
w i t h  t h e  p r o j e c t .  

The Board i s  r e q u i r e d  t o  q i v e  qreat  we iqh t  t o  t h e  
w r i t t e n  r e p o r t  of a n  ANC which a d d r e s s e s - i s s u e s  aiid conce rns  
a b o u t  t h e  a p p l i c a t i o n  a s  r e l a t e d  t o  t h e  s t a n d a r d s  f o r  
v a r i a n c e  re l ie f  i n  t h e  case. The C h a i r  r u l e d  t h a t  t h e  ANC 
r e p r e s e n t a t i v e  c o u l d  r e a d  t h e  r e p o r t  i n t o  t h e  r e c o r d ,  b u t  
t h a t  it would n o t  be  acco rded  g r e a t  w e i g h t  because  it d i d  
n o t  comply w i t h  t h e  Supplementary Rules  of Practice and 
Procedure  b e f o r e  t h e  BZA. The v e r b a l  t e s t i m o n y  of t h e  RFJC 
i s  t h e r e f o r e  n o t  e n t i t l e d  t o  g r e a t  we igh t .  

1 6 .  The Board does  n o t  concur  w i t h  t h e  i s s u e s  r a i s e d  by 
t h e  ANC f o r  t h e  f o l l o w i n g  r e a s o n s :  

A. Each a p p l i c a t i o n  t o  t h e  Board f o r  r e l i e f  i s  judged  
on i t s  own m e r i t s  a c c o r d i n g  t o  t h e  p a r t i c u 1 a . r  
c i r c u m s t a n c e s  of t h e  case. 

B. Based upon t h e  e v i d e n c e  and t e s t i m o n y ,  o v e r  f i f t y  
p e r c e n t  of t h e  1 3 0 0  b l o c k  of C o n n e c t i c u t  Avenue i s  
improved w i t h  b u i l d i n g s  which are  t a . l l e r  t h a n  t h e  
s u b j e c t  b u i l d i n g  w i l l  b e  even a f t e r  t h e  e i g h t h  
f l o o r  s e c t i o n  i s  added. 
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C. The applicable burden for relief is not "hardship" 
but rather "practical difficulty" . 

17. The Dupont Circle Conservancy voted to support the 
design concept of the project. The minutes of the meeting 
where this vote was taken were entered into the record. 

18. The Connecticut Avenue Association supported the 
application in writing. It reported that the renovation was 
esthetically acceptable and consensus was that the addition 
would not impact unfavorably on the area. 

19. The Dupont Circle Citizens Association voted not to 
oppose the application. The minutes of the meeting where 
this vote was taken were entered into the record. 

20. Mrs. Harriett Hubbard purported to appear as a. 
representative of the Residential Action Coalition (RAC) and 
testified in opposition to the application. She stated that 
the applicant had not met the burden of proof, that the site 
was zoned SP-1, rather than C-3-C, that the proposed use was 
a proper issue for the Board to consider, that the standard 
for review of this area variance application was "undue 
hardship," rather than "practical difficulty," and that the 
subject structure does not contribute to the character of 
the historic district. 

21. Mrs. Hubbard did not produce at the public hearing 
any written authority to represent RAC before the BZA in 
this case, nor was there any written basis from RAC setting 
forth the points for which testimony was given. Mrs. 
Hubbard was directed to submit written authority to present 
the views of RAC to the BZA in this application, as well as 
the minutes of the RAC meeting where the subject application 
was discussed, the vote on the application, and the issues 
concerning the application upon which the RAC representative 
was authorized to give testimony. No such evidence was 
submitted, and the letter of authorization did not identify 
the authority of the author, nor did it identify the issues 
upon which the opposition was based. Therefore, the Board 
treats the testimony of Mrs. Hubbard as her own views, and 
not those of RAC. Nonetheless, the Board finds that the 
Zoning Regulations and Zoning Map, and the evidence and 
testimony submitted in this application, do not support 
the position of Mrs. Hubbard. 

22. A letter from a unit owner in the ten story Palladium 
was filed in opposition to the application, on the basis 
that the addition would obstruct the view from a number of 
units in the building, and would therefore depreciate the 
value of the entire building. No probative evidence was 
presented to substantiate this claim. No scenic easement 
protecting views was filed of record. 
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CONCLUSIONS OF LAW AND OPINION: 

Based on the record, the Board concludes that the 
applicant is seeking an area variance, the granting of which 
requires a showing through substantial evidence of a practical 
difficulty upon the owner arising out of some unique or 
exceptional condition of the property such as exceptional 
narrowness, shallowness, shape or topographical conditions. 
The Board further must find that the relief will not cause 
substantial detriment to the public good of the zone plan. 
The Board concludes that the applicant has met its burden of 
proof. The practical difficulty is inherent in the land 
because of its physical conditions as to shape and size. 
The age and historic status of the structure also adds to 
the practical difficulty. 

The Board further concludes that the relief can be 
granted without substantial detriment to the public good and 
without substantially impairing the intent arid purpose of 
the zone plan. Accordingly, it is ORDERED that the 
application is GRANTED. 

VOTE: 3-0 (Charles R. Norris, William F. McIntosh and 
Carrie 1,. Thornhill to grant; John G. Parsons 
not voting, not having heard the case; Douglas 
J. Patton not present, not voting). 

BY ORDER CF THE D.C. BOARD OF ZONING ADJUSTHENT 

ATTESTED BY: 
STEVEN- E. SHER 
Executive Director 

FINAL DATE OF ORDER: 

UNDER SUB-SECTION 
DECISION OR ORDER 
DAYS AFTER HAVING 
RULES OF PRACTICE 
ADJUSTMENT. " 

THIS ORDER OF THE 

8204.3 OF THE ZONING REGULATIONS, "NO 
OF THE BOARD SHALL TAKE EFFECT UNTIL TEN 

AND PROCEDURE BEFORE THE BOARD OF ZONING 
BECOME FINAL PURSUANT TO THE SUPPLEMENTAL 

BOARD IS VALID FOR A PERIOD OF SIX MONTHS 
AFTER THE EFFECTIVE DATE OF THIS ORDER, UNLESS WITHIN SUCH 

OF OCCUPANCY IS FILED WITH THE DEPARTMENT OF CONSUMER AND 
REGULATORY AFFAIRS. 

PERIOD AN APPLICATION FOR A BUILDING PERMIT OR CERTIFICATE 

14284order/LJPF 


